
 July 11, 2000 

 

 OFFICE OF THE HEARING EXAMINER 

 KING COUNTY, WASHINGTON 

 850 Union Bank of California Building 

900 Fourth Avenue 

Seattle, Washington 98164 

Telephone (206) 296-4660 

Facsimile (206) 296-1654 

 

 

REVISED 
CONSOLIDATED REPORT: 

PROPOSED PLAT OF VASHON MEADOWS; 

APPEAL OF SEPA THRESHOLD DETERMINATION 

 

 

SUBJECT: Department of Development and Environmental Services File No. L98P0028 

   

 VASHON MEADOWS 

 Preliminary Plat Application 

Appeal of SEPA Threshold Determination  

 

  Location: Along the west side of Vashon Highway Southwest, situated just north 

of 18623 Vashon Highway Southwest (Lutheran Church) 

 

  Applicant: Vashon Island Partnership, LLC. 

    Attn:  Robert Terhune 

   PO Box 2523 

    Auburn, WA 98071 

    Phone:  (253) 735-8500 

   

  Appellants: Nancy R. Silver, et al 

    PO Box 927 

    Vashon, WA 98070 

    Phone: (206) 463-9173 

   

  King County: Department of Development and Environmental Services, 

    Land Use Services Division, represented by 

    James Weaver 

    900 Oakesdale Avenue SW 

    Renton, WA 98055 

    Phone:  (206) 296-7095; Fax:  (206) 296-7051 

 

 

SEPA SUMMARY OF RECOMMENDATIONS/DECISION: 

 

Department's Preliminary Recommendation:    Deny the appeal   

Department's Final Recommendation:     Deny the appeal 
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Examiner’s Decision:       Appeal denied 

 

PLAT SUMMARY OF RECOMMENDATIONS/DECISION: 

 

Department’s Preliminary Recommendation:    Approve, subject to conditions  

Department’s Final Recommendation:     Approve, subject to conditions 

Examiner’s Decision:       Approve, subject to conditions 

 

 

PRELIMINARY MATTERS: 

 

Plat Application submitted:      August 7, 1998 

Complete application:       December 7, 1998 

 

 

EXAMINER PROCEEDINGS: 

 

Hearing Opened:       June 6, 2000 

Hearing Closed:       June 6, 2000 

 

Participants at the public hearing and the exhibits offered and entered are listed in the attached minutes. 

A verbatim recording of the hearing is available in the office of the King County Hearing Examiner. 

 

 

ISSUES/TOPICS ADDRESSED: 

 

 Density (subdivisions)        Right-of-way dedication 

 Downstream impacts        Streams 

 Open space          Water availability 

 Public water availability        Wildlife habitat 

 Road design and road standards 

 

 

SUMMARY: 

 

A. Denies appeal from threshold determination of environmental significance regarding issues of 

public water supply, groundwater management, ―consistency‖ with surrounding area, density, 

traffic, impact upon historic character, aesthetics and wildlife/habitat. 

 

B. Approves subdivision of 11.56 acres into 12 single-family residential building lots within area 

designated ―Vashon Town Center.‖  Arterial right-of-way dedication requirement reduces 

probable lot yield to eleven. 

 

 

FINDINGS, CONCLUSIONS  & DECISION: Having reviewed the record in this matter, the Examiner 

now makes and enters the following: 
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FINDINGS: 

 

1. Actions Subject to This Review.  This consolidated report reviews two actions taken by the 

King County Department of Development and Environmental Services (―DDES‖ or 

―Department‖): 

 

a. Preliminary Plat Recommendation.  On May 23, 2000, the Department recommended 

granting preliminary approval to the proposed plat of Vashon Meadows, subject to the 16 

conditions of final plat approval contained on pages 13 through 17 of the Department's 

Preliminary Report to the Hearing Examiner (Exhibit No. 2).  The proposed plat would 

subdivide an 11.56-acre parcel located within the designated Vashon Town Center area 

into 12 single-family residential lots, with approximately half of the parcel remaining in 

open space.  Thus, overall proposed density is .96 dwelling units per acre, with lot sizes 

ranging from approximately 12,370 to 21,100 square feet.  

 

b. SEPA Threshold Determination Appeal.  On June 23, 1999, the Department issued a 

threshold determination of non-significance in accordance with the State Environmental 

Policy Act.  In response to posting errors, the Department re-issued the threshold 

determination on July 14, 1999.  The determination, based upon the Applicant’s 

environmental checklist and a variety of relevant environmental documents, resulted in a 

conclusion that the proposed development of Vashon Meadows would not cause 

―probable significant adverse impacts on the environment.‖  Therefore, an 

Environmental Impact Statement has not been required.  On July 6, 1999, Henry and 

Nancy Silver (the ―Appellant‖) appealed the threshold determination, raising those issues 

reviewed below.  The Appellant does not request any particular actions or remedies or 

outcomes; but rather, requests further study and review regarding the expressed areas of 

concern. 

 

2. Applicant’s Response.  Vashon Island Partnership (the ―Applicant‖) accepts the Department’s 

recommendation, with one exception.  The Applicant opposes Recommended Condition No. 8.h, 

particularly as it would affect the number of permitted lots.  Recommended Condition No. 8.h 

requires the following: 

 

The Vashon Highway is classified by King County as a principal arterial.  Pursuant to 

KCC 19.08.160, (20) feet of right-of-way dedication shall be provided.   

 

This requirement combined with the base density requirements of the R-1 zoning classification 

probably will result in the loss of one lot, resulting in an eleven lot subdivision.  This concern is 

reviewed further in Finding No. 3, below. 

 

The Applicant agrees with the Department’s SEPA threshold determination of non-significance 

and opposes the Silver appeal for the same reasons indicated by the Department. 

 

3. Right-of-Way Dedication Requirement.  As noted in Finding No. 2, preceding, the Applicant 

opposes the Department’s recommendation to require a 20-foot wide dedication of right-of-way 

to the Vashon Highway upon which the subject property fronts and from which the proposed 

development obtains its only access.  At 11.56 acres, the subject property only barely qualifies 

for a 12-lot subdivision at the density authorized by the R-1 zoning classification.  Because the 
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acreage exceeds 11.50 acres by 0.06 acres, the acreage is theoretically ―rounded up‖ to 12 in 

order to authorize 12 building lots.  The right-of-way dedication requirement would reduce the 

parcel size by approximately 16,112 square feet, an amount substantially greater than 0.06 acres 

(approximately 2,613 square feet).  Thus, with the smaller parcel size resulting from the 

dedication requirement, the parcel will qualify for only 11 building lots. For this reason, the 

Applicant opposes the Vashon Highway right-of-way dedication requirement.   

 

The following findings are also relevant: 

 

a. KCC 19.08.160 specifies that new subdivisions must dedicate right-of-way where 

designated in the County Highway Plan.  The Vashon Highway is classified as a 

principal arterial and is required to have a 100-foot right-of-way.  King County Road 

Standards (KCRS), Section 2.02.   

 

b. KCC 21A.06.1172 states: 

 

   Site area shall be to the total horizontal area of a project site, less the following: 

 Areas below the ordinary high water mark; 

 Areas which are required to be dedicated on the perimeter of 

a project site for public rights-of-way. (Emphasis added.) 

 

c. The purpose of requiring additional right-of-way dedication is to accommodate and 

mitigate the long-term cumulative traffic and community impact resulting from land 

development (increasing population) along the arterial street.  The long-term cumulative 

demand growth for moving people within the community includes bicycle and/or 

pedestrian projects, called ―non-motorized project needs‖ in chapter 9 of the 1994 King 

County Comprehensive Plan.  See Exhibit No. 30.  This segment of the King County 

Comprehensive Plan anticipates ―separate bicycle and/or pedestrian improvements‖ 

along the Vashon Highway northward from SW Cemetery Road to SW Bank Road.  The 

subject property fronts Vashon Highway at approximately mid-point between SW 

Cemetery Road and SW Bank Road.  Citing this comprehensive plan element, the 

Department opposes the Applicant’s request to amend Recommended Condition No. 8.h 

to allow for a King County Roads Standards variance, Finding No. 3.d, notwithstanding. 

 

d. On June 30, 1997, the King County Road Services Division issued a variance from  

KCRS 2.02.K granting exception from the additional right-of-way dedication.  Exhibit No. 

25.  The facts and analysis contained in that review differ from the instant case in several 

respects.  First, the June 30, 1997 action fails to consider the 1994 King County 

Comprehensive Plan ―Non-Motorized Transportation Needs‖ element.  Second, the June 

30, 1997 variance decision addressed a commercial property within the commercial portion 

within the Vashon town center that comprised an existing building located only 8 ½ feet 

from the property line bounding Vashon Highway.  In that case, the Applicant provided a 

drawing that demonstrated that most of the Vashon town center commercial buildings were 

located ―near the existing right-of-way line.‖  In that case, the Applicant argued that 

compliance with KCRS Section 2.02 ―will force the demolition of approximately 33 of the 

42 buildings in the town.‖  Further, the record regarding that decision includes photographs 

depicting street widening and sidewalk improvements within the commercial area based 

upon current right-of-way.  Clearly, none of the facts that led to the June 30, 1997 variance 
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decision apply in this case.  Animal Clinic (June 30, 1997) decision.   

 e. The Applicant will not be required to make actual frontage improvements along Vashon 

Highway—only to dedicate right-of-way to accommodate an adopted County plan. 

 

4. SEPA Threshold Determination Appeal.  The Appellant expresses concern regarding the 

following issues: the availability of domestic water supply, including the impact upon 

groundwater supplies for other property owners within the sole source aquifer area; consistency 

with development in the surrounding area; consistency with Vashon Town Plan density standards 

and character; traffic safety associated with left turns onto/from Vashon Highway; impacts upon 

downstream flooding (Ellisport Creek); impact upon historic character of community; and 

aesthetic/rural character impacts. 

 

The Department’s Preliminary Report to the Examiner (Exhibit No. 2) contains accurate facts 

and analysis responding to the Appellant’s concerns.  That report is adopted and incorporated in 

this report.  See Finding No. 5, below.  Although the appeal expresses concerns and fears and 

suggests that further study or analysis is required in each of these subject areas, the facts 

presented by the Appellant does not substantially amplify the hearing record beyond the 

information provided by the Department.   

 

The Appellants further fail to indicate the specific inadequacy of the mitigating measures and 

conditions to apply to this development.  First, the Department required the Applicant to redesign 

the proposed development in order to provide clustering and open space consistent with the 

Vashon Town Plan.  Second, enforcement of the right-of-way dedication requirement will reduce 

overall project density, thereby creating greater consistency with community rural character.  

Third, the 16 conditions of final plat approval provide a comprehensive and coherent response to 

the environmental review issues.  These conditions of final plat approval address not only density 

issues, but also: King County Health Department approval; King County Road Standards 

compliance; Urban Standard and Fire Safety; downstream surface water management (including 

―Level Two‖ stormwater run-off control); transportation impact fee payment; Class 3 wetlands 

protection open space set-aside (together with habitat); suitable recreation space; street trees both 

within the internal street right-of-way and along Vashon Highway SW frontage; and satellite 

water system agreement with King County Water District No. 19. 

 

5. Department Report Adopted.  Except as noted above, the facts and analysis contained in the 

Land Use Services Division Preliminary Report dated June 6, 2000 are correct and are 

incorporated here by reference.  A copy of the Land Use Services Division report will be 

attached to those copies of the examiner's report which are submitted to the King County 

Council. 

 

6. Conclusions Adopted As Findings.  Any portion of any of the following conclusions that may 

be construed as a finding is incorporated here by this reference. 

 

 

CONCLUSIONS: 

 

1. Any portion of any of the above findings that may be construed as a conclusion is incorporated 

here by this reference. 
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2. Section D of the Division’s (date) preliminary report to the King County Hearing Examiner 

(exhibit no. 2) cites the scope and standard of review to be considered by the Examiner.  The 

Division’s summary is correct and will be used here.  In addition, the following review standards 

apply: 

  

a. WAC 197-11-350(1), -330(1)(c), and –660(1)(3).  Each authorize the lead 

agency (in this case, the Environmental Division), when making threshold 

determinations, to consider mitigating measures that the agency or applicant 

will implement or mitigating measures which other agencies (whether local, 

state or federal) would require and enforce for mitigation of an identified 

significant impact. 

 

 b.   RCW 43.21C.075(3)(d) and KCC 20.44.120 each require that the decision of 

the Responsible Official shall be entitled to ―substantial weight‖. Having 

reviewed this ―substantial weight‖ rule, the Washington Supreme Court in 

Norway Hill Preservation Association v. King County, 87 Wn 2d 267 (1976), 

determined that the standard of review of any agency ―negative threshold 

determination‖ is whether the action is ―clearly erroneous‖.  Consequently, the 

administrative decision should be modified or reversed if it is: 

 

…clearly erroneous in view of the entire record as submitted and the public 

policy contained in the act of the legislature authorizing the decision or order. 

 

4. As noted in Conclusion No. 3, above, the burden of proof falls on the Appellant in a threshold 

determination appeal.  Considering the preponderance of the evidence, the Appellant has not 

successfully borne that burden in this case.  Considering the above findings of fact and the entire 

hearing record, it must be concluded that the Department’s threshold determination in this matter is 

not clearly erroneous and therefore cannot be reversed. 

 

The presentation of issues, questions and concerns is not sufficient to overturn a threshold 

determination.  Rather, the appeal review of a determination must be based upon the preponderance 

of the evidence.  The preponderance of the evidence in this case supports the Department’s 

determination. 

 

5. The issues raised by the Appellant are valid reasons for concern.  However, they do not approach the 

magnitude requisite for a determination of significance. 

 

6. In addition, the following conclusions apply: 

 

a. There is no indication in the record that the Division erred in its procedures as it 

came to its threshold declaration of non-significance.  Rather, the Appellant 

differs with the Department’s assessment of impacts or the probability of 

potentially adverse impacts.  Speculation with respect to potential impacts 

cannot prove a probable significant impact that requires the responsible agency 

to be overruled or to alter its initial determination. 

 

b. Although the Appellant argues that the information on which the Department 

based its determination was insufficient, there is no adequate demonstration that 
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the information on which the Division based its determination is actually 

erroneous. 

  

 c. There is a substantial amount of information in the record regarding the various 

impacts, which have been asserted by the Appellant.  The Department has not been 

unaware of these issues and has investigated (and reinvestigated) them, but has 

arrived at conclusions which differ from the Appellant’s.  The Department, having 

had access to the variety of issues and points of view and information expressed by 

the Appellant and others, maintains its original determination of non-significance.  

The Department’s judgement in this case must be given substantial weight. 

 

 d. In view of the entire record as submitted and in view of the State Environ-

mental Policy Act, the Department’s decision is not clearly erroneous and is 

supported by the evidence. 

 

7. If approved subject to the conditions recommended below, the proposed subdivision will comply 

with the goals and objectives of the King County Comprehensive Plan, Subdivision and Zoning 

Codes, and other official land use controls and policies of King County. 

 

8. If approved subject to the conditions recommended below, this proposed subdivision will make 

appropriate provision for the public health, safety and general welfare and for open spaces, for 

drainage ways, streets, other public ways, transit stops, potable water supply, sanitary wastes, 

parks and recreations, playgrounds, schools and school grounds, and safe walking conditions for 

students who only walk to school; and it will serve the public use and interest. 

 

9. The conditions for final plat approval recommended below are in the public interest and are 

reasonable requirements to mitigate the impacts of this development upon the environment. 

 

10. The dedications of land or easements within and adjacent to the proposed plat, as recommended 

by the conditions for final plat approval or as shown on the proposed preliminary plat submitted 

by the applicant, are reasonable and necessary as a direct result of the development of this 

proposed plat. 

 

11. For the reasons indicated in Finding No. 3, above, the Applicant’s request to seek variance from 

King County Road Standards will be denied. 

 

 

DECISION: SEPA  THRESHOLD DETERMINATION APPEAL. 

 

The SEPA threshold determination appeal is DENIED.  

 

 

DECISION: PRELIMINARY PLAT. 

 

The proposed plat of Vashon Meadows, as described in the Applicant’s preliminary plat drawing, Exhibit 

No. 7 of this hearing record, is GRANTED PRELIMINARY APPROVAL; subject to the following 

conditions of final plat approval: 
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1. Compliance with all platting provisions of Title 19 of the King County Code. 

 

2. All persons having an ownership interest in the subject property shall sign on the face of the final 

plat a dedication which includes the language set forth in King County Council Motion No. 

5952. 

 

3. The plat shall comply with the base density requirements of the R-1-SO zone classification 

through the subdivision of the property into eleven (11) lots.  All lots shall meet the minimum 

dimensional requirements of the R-1 zone classification and shall be generally as shown on the 

face of the approved preliminary plat, except that minor revisions to the plat which do not result 

in substantial changes may be approved at the discretion of the Department of Development and 

Environmental Services.  This may result in the reconfiguration and/or loss of lots. 

 

4. The Applicant must obtain final approval from the King County Health Department (Note: 

Private well proposed to serve four (4) lots.) 

 

5. All construction and upgrading of public and private roads shall be done in accordance with the 

King County’ Road Standards established and adopted by Ordinance No. 11187, as amended 

(1993 KCRS). 

 

6. The Applicant must obtain the approval of the King County Fire Protection Engineer for the 

adequacy of the fire hydrant, water main, and fire flow standards of Chapter 17.08 of the King 

County Code. 

 

7. Final plat approval shall require full compliance with the drainage provisions set forth in King 

County Code 9.04.  Compliance may result in reducing the number and/or location of lots as 

shown on the preliminary approved plat.  Preliminary review has identified the following 

conditions of approval, which represent portions of the drainage requirements.  All other 

applicable requirements in KCC 9.04 and the surface Water Design Manual (SWDM) must also 

be satisfied during engineering and final review: 

 

a. Drainage plans and analysis shall comply with the 1998 King County Surface Water 

Design Manual Water Design Manual.  DDES approval of the drainage and roadway 

plans is required prior to any construction. 

 

b. Current standard plan notes and ESC notes, as established by DDES Engineering Review 

shall be shown on the engineering plans. 

 

c. The following note shall be shown on the final recorded plat: 

 

―Single family residences constructed on lots created by this subdivision must provide 

perforated stub-out connections according to the details shown on the approved plans.  

All building downspouts, footing drains, and drains from all impervious surfaces such as 

patios and driveways shall be connected to the permanent storm drain outlet as shown on 

the approved construction drawings #___________ on file with DDES and/or the 

Department of Transportation.  This plan shall be submitted with the application of any 

building permit.  All connections of the drains must be constructed and approved prior to 

the final building inspection approval.  For those lots that are designated for individual 
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lot infiltration systems, the systems shall be constructed at the time of the building 

permit and shall comply with the plans on file.‖ 

 

d. Storm water runoff control shall be provided using the KCRTS level two flow control 

standard.  Water quality facilities shall also be provided using the basic water quality 

menu.  The size of the proposed drainage tracts may need to increase to accommodate 

the required detention storage volumes and water quality designs.  The runoff control 

facilities shall be located in a separate tract and dedicated to King County unless portions 

of the drainage tract are used for required recreation space in accordance with KCC 

21A.14.180. 

 

8. The proposed subdivision shall comply with the 1993 King County Road Standards (KCRS) 

including the following requirements: 

 

a. The on-site roadway shall be improved within public right-of-way as a rural subaccess 

street.  As shown on the preliminary plat, a temporary cul-de-sac shall be provided at the 

western terminus of the roadway. 

 

b. The short cul-de-sac adjacent to lots 9-12 shall be improved as a rural minor access 

street. 

 

c. No road frontage improvements are required along the Vashon Highway. 

 

d. As required by KCRS 5.03, street trees shall be included in the design of all road 

improvements. 

 

e. Street illumination is required by KCRS 5.05 for the proposed intersection at the Vashon 

Highway. 

 

f. Modifications to the above road conditions may be considered by King County pursuant 

to the variance procedures in KCRS 1.08. 

 

g. There shall be no direct vehicular access to or from Vashon Highway Southwest from 

those lots which abut it.  A note to this effect shall appear on the engineering plans and 

final plat. 

 

h. The Vashon Highway is classified by King County as a principal arterial.  Pursuant to 

KCC 19.08.160, twenty (20) feet of right-of-way dedication shall be provided. 

 

9. The Applicant must obtain final approval from King County Water District No. 19 prior to 

recording. 

 

10. All utilities within proposed rights-of-way must be included within a franchise approved by the 

King County Council prior to final plat recording. 

 

11. The Applicant or subsequent owner shall comply with King County Code 14.75, Mitigation 

Payment System (MPS), by paying the required MPS fee and administration fee as determined by 

the applicable fee ordinance.  The Applicant has the option to either: (1) pay the MPS fee at final 
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plat recording, or (2) pay the MPS fee at the time of building permit issuance.  If the first option 

is chosen, the fee paid shall be the fee in effect at the time of plat application and a note shall be 

placed on the face of the plat that reads, ―All fees required by King County Code 14.75, 

Mitigation Payment System (MPS), have been paid.‖  If the second option is chosen, the fee paid 

shall be the amount in effect as of the date of building permit application. 

 

12. The proposed subdivision shall comply with the KCC 21A.24, environmentally sensitive areas 

including the following requirements: 

 

a. The following note shall be shown on the final engineering plan and recorded plat: 

 

RESTRICTIONS FOR SENSITIVE AREA TRACTS AND 

SENSITIVE AREAS AND BUFFERS 

 

Dedication of a sensitive area tract/sensitive area and buffer conveys to the public a 

beneficial interest in the land within the tract/sensitive area and buffer.  This 

interest includes the preservation of native vegetation for all purposes that benefit 

the public health, safety and welfare, including control of surface water and 

erosion, maintenance of slope stability, and protection of plant and animal habitat.  

The sensitive area tract/sensitive area and buffer imposes upon all present and 

future owners and occupiers of the land subject to the tract/sensitive area and 

buffer the obligation, enforceable on behalf of the public by King County, to leave 

undisturbed all trees and other vegetation within the tract/sensitive area and 

buffer.  The vegetation within the tract/sensitive area and buffer may not be cut, 

pruned, covered by fill, removed or damaged without approval in writing from the 

King County Department of Development and Environmental Services or its 

successor agency, unless otherwise provided by law. 

 

The common boundary between the tract/sensitive area and buffer and the area of 

development activity must be marked or otherwise flagged to the satisfaction of 

King County prior to any clearing, grading, building construction or other 

development activity on a lot subject to the sensitive area tract/sensitive area and 

buffer.  The required marking or flagging shall remain in place until all 

development proposal activities in the vicinity of the sensitive area are completed. 

 

No building foundations are allowed beyond the required 15-foot building setback 

line, unless otherwise provided by law. 

 

b. The Class 3 wetlands shall have a 25-foot buffer of vegetation as measured from the 

wetland edge; 

 

c. A 15-foot BSBL shall be established from the edge of buffer and shown on the face of 

the plat; 

 

d. Sensitive area tracts shall be used to delineate and protect sensitive areas and buffers in 

development proposals for subdivisions and shall be recorded on all documents of title of 

record for all affected lots; 
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e. Prior to commencing construction activities on the site, the Applicant shall mark 

sensitive areas tracts in a highly visible manner, and these areas must remain so marked 

until all development proposal activities in the vicinity of the sensitive areas are 

completed; 

f. Prior to final approval of construction activities on the site, the boundary between the 

sensitive area tracts and adjacent land shall be identified using permanent signs and 

fencing.  Sign and fencing specifications shall be shown on approved plans; and prior to 

final recording, the plan set shall be routed to the sensitive areas group for review and 

approval. 

 

13. Suitable recreation space shall be provided consistent with the requirements of KCC 21A.14.180 

and KCC 21A.14.190 (i.e., sport court[s], children’s play equipment, picnic table[s], benches, 

etc.)  The Applicant will provide either 4,290 square feet of recreation space within Tract B, with 

access from the plat provided by a minimum of 15-foot wide extension of Tract B; or 3,237 

square feet of recreation space with Tract B and adjacent to the stormwater detention pond in 

compliance with KCC 21A.14.180D, with access from the plat provided by a minimum of 15-

foot wide extension of Tract B. 

 

a. An overall conceptual recreation space plan shall be submitted for review and approval 

by DDES, with the submittal of engineering plans.  This plan shall include location, area 

calculations, dimensions, and general improvements.  The approved engineering plans 

shall be consistent with the overall conceptual plan. 

 

b. A detailed recreation space plan (i.e., landscape specs, equipment specs, etc.) consistent 

with the overall conceptual plan, as detailed in item a., shall be submitted for review and 

approval by DDES and King County Parks prior to or concurrent with the submittal of 

the final plat documents. 

 

c. A performance bond for recreation space improvements shall be posted prior to 

recording of the plat. 

 

14. A homeowner’s association or other workable organization shall be established to the 

satisfaction of DDES which provides for the ownership and continued maintenance of the 

recreation areas, open space areas, and sensitive area tracts. 

 

15. Street trees shall be provided per KCRS 5.03, as follows: 

 

a. Trees shall be planted at a rate of one tree for every 40 feet of frontage along Vashon 

Highway SW and proposed SW 185
th
 Street and 100

th
 Court SW.  Spacing may be 

modified to accommodate sight distance requirements for driveways and intersections. 

 

b. Trees shall be located within the street right-of-way and planted in accordance with 

Drawing No. 5-009 of the 1993 King County Road Standards, unless King County 

Department of Transportation determines that trees should not be located in the street 

right-of-way. 

 

c. If King County determines that the required street trees should not be located within the 

right-of-way, they shall be located no more than 20 feet from the street right-of-way line. 
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d. The trees shall be owned and maintained by the abutting lot owners or the homeowners 

association or other workable organization unless the County has adopted a maintenance 

program.  This shall be noted on the face of the final recorded plat. 

e. The species of trees shall be approved by DDES if located within the right-of-way, and 

shall not include poplar, cottonwood, soft maples, gum, any fruit-bearing trees, or any 

other tree or shrub whose roots are likely to obstruct sanitary or storm sewers, or that is 

not compatible with overhead utility lines. 

 

f. The Applicant shall submit a street tree plan and bond quantity sheet for review and 

approval by DDES prior to engineering plan approval. 

 

g. The street trees must be installed and inspected, or a performance bond posted prior to 

recording of the plat.  If a performance bond is posted, the street trees must be installed 

and inspected within one year of recording of the plat.  At the time of inspection, if the 

trees are found to be installed per the approved plan, a maintenance bond must be 

submitted or the performance bond replaced with a maintenance bond, and held for one 

year.  After one year, the maintenance bond may be released after DDES has completed a 

second inspection and determined that the trees have been kept healthy and thriving. 

 

h. A $538 landscape inspection fee shall also be submitted prior to plat recording.  The 

inspection fee is subject to change based on the current County fees. 

 

16. Final plat approval shall require full compliance with the Satellite Water System Agreement with 

King County Water District No. 19.  In accordance with the Satellite Water System Agreement, a 

performance bond must be posted to King County Water District No. 19 prior to recording of the 

plat.  Once a performance bond is posted, the satellite water system must be installed and 

inspected within one year of recording of the plat.  At the time of inspection, if the satellite water 

system is found to be installed per the approved plan, a maintenance bond must be submitted or 

the performance bond replaced with a maintenance bond, and held for two years.  After two 

years, the maintenance bond may be released after King County Water District No. 19 has 

completed a second inspection and determined that the satellite water system is functioning 

correctly. 

 

ORDERED this 11
th
 day of July, 2000. 

 

 

       ____________________________ 

      R. S. Titus, Deputy 

       King County Hearing Examiner 

 

 

TRANSMITTED this 11
th
 day of July, 2000, to the following parties and interested persons: 

 

 Jack Barbash The Beachcomber Jay Becker 
 8624 SW Soper Rd P.O. Box 447 23716 99th Avenue SW 
 Vashon  WA  98070 Vashon  WA  98070 Vashon  WA  98070 
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 Stacie Bennett Mary Bilsbow John Brown 
 Island Landmarks PO Box 178 20929 - 111th Ave SW 
 1406 NW 64th St Vashon  WA  98070 Vashon  WA  98070 
 Seattle  WA  98107 

 Pat Collier Margaret Cruse Enid Dolstad 
 P.O. Box 574 Water Dist #19 11205 SW Corbin Rd 
 Vashon  WA  98070 PO Box T Vashon  WA  98070 
 Vashon  WA  98070 

 Roger Dorstad Mike Dunne Stan Elleflot 
 Evergreen East Realty River Rim, LLC PO Box 1051 
 16651 NE 79th Street 25022 - 104th Avenue SE #B Vashon  WA  98070 
 Redmond  WA  98052 Kent  WA  98031 

 Jan Fisher John Gerstle Jay & Rayna Holtz 
 P O Box 2787 7124 SW Maury Park Rd 12509 SW Cove Road 
 Vashon  WA  98070 Vashon  WA  98070 Vashon  WA  98070 

 

 Lon Hoover Donna Klemka Martin Koenig 
 7618 SW 259th ST 23707 Landers Rd. SW 10421 SW Bank Road, #18 
 Vashon  WA  98070-8539 Vashon  WA  98070 Vashon  WA  98070 

 Linda Matlock Mary Matthews Mary Matthews 
 WA State Dept Ecology WQSW Unit Island Landmarks P.O. Box 153 
 PO Box 47696 PO Box 13112 Vashon Island  WA  98070 
 Olympia  WA  98504-7696 Vashon  WA  98070 

 Libby McCarty Michael Meyer Eleanor Moon 
 27612 - 94th Ave SW Terhune Corporation KC Executive Horse Council 
 Vashon  WA  98070 PO Box 2523 12230 NE 61st 
 Auburn  WA  98071-2523 Kirkland  WA  98033 

 New Home Trends Vance & Natalie Price Ken Pritchard 
 18912 North Creek Parkway, Suite 211 10002 Southeast 188th Street 9500 Southwest 188th 
 Bothell  WA  98011 Vashon  WA  98070 Vashon  WA  98070 

 Seattle-King County Health Dept Henry & Nancy Silver Nancy Silver 
 East District Environmental Health 22916 - 107th Ave SW PO Box 927 
 14350 SE Eastgate Way Vashon  WA  98070 Vashon  WA  98070 
 Bellevue  WA  98007 

 Ward Silver Jacq Skeffington Ned Sneed 
 22916 - 107th Ave SW 25910 Stuckey Avenue SW 10007 Burton Dr 
 Vashon  WA  98070 Vashon  WA  98070 Burton  WA  98013 

 Hans Soderholm Ann Spiers Robert Terhune 
 P.O. Box 2426 19812 - 87th Ave SW PO Box 2523 
 Vashon Island  WA  98070 Vashon  WA  98070 Auburn  WA  98071 

 
 Mounir Touma Sue Toy Vashon-M. Is. Comm. Council 
 Touma Engineers PO Box 2426 Jake Jacobovitch 
 6632 S 191st Place, Ste E-102 Vashon  WA  98070 PO Box 1624 
 Kent  WA  98032 Vashon  WA  98070 
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 Anne Woodward Greg Borba Kim Claussen 
 13122 SW 273rd Street DDES/LUSD DDES/LUSD 
 Vashon Island  WA  98070 Site Plan Review Section Current Planning 
 MS   OAK-DE-0100 MS   OAK-DE-0100 

 Peter Dye Nick Gillen Kristen Langley 
 DDES/LUSD DDES/LUSD KC Transportation Dept. 
 Engineering Review Site Development Services Traffic and Planning Section 
 MS OAK-DE-0100 MS   OAK-DE-0100 MS    KSC-TR-0222 

 Aileen McManus Carol Rogers Steven C. Townsend 
 DDES/LUSD DDES/LUSD DDES/LUSD 
 Site Development/Roads MS OAK-DE-0100 Land Use Inspection 
 MS  OAK-DE-0100  MS   OAK-DE-0100 

 James Weaver Larry West 
 DDES/LUSD DDES/LUSD 
 Current Use Planning Site Development Services 
 MS    OAK-DE-0100 MS    OAK-DE-0100 
 

 
NOTICE OF RIGHT TO APPEAL 

 

In order to appeal the decision of the Examiner, written notice of appeal must be filed with the Clerk of the 

King County Council with a fee of $125.00 (check payable to King County Office of Finance) on or before 

July 25, 2000.  If a notice of appeal is filed, the original and six (6) copies of a written appeal statement 

specifying the basis for the appeal and argument in support of the appeal must be filed with the Clerk of the 

King County Council on or before August 1, 2000. Appeal statements may refer only to facts contained in the 

hearing record; new facts may not be presented on appeal. 

 

Filing requires actual delivery to the Office of the Clerk of the Council, Room 403, King County Courthouse, 

prior to the close of business (4:30 p.m.) on the date due.  Prior mailing is not sufficient if actual receipt by the 

Clerk does not occur within the applicable time period.  The Examiner does not have authority to extend the 

time period unless the Office of the Clerk is not open on the specified closing date, in which event delivery 

prior to the close of business on the next business day is sufficient to meet the filing requirement. 

 

If a written notice of appeal and filing fee are not filed within fourteen (14) calendar days of the date of this 

report, or if a written appeal statement and argument are not filed within twenty-one (21) calendar days of the 

date of this report, the decision of the hearing examiner contained herein shall be the final decision of King 

County without the need for further action by the Council. 

 

 

MINUTES OF THE JUNE 6, 2000 PUBLIC HEARING ON DEPARTMENT OF DEVELOPMENT AND 

ENVIRONMENTAL SERVICES FILE NO. L98P0028 – VASHON MEADOWS: 

 

R. S. Titus was the Hearing Examiner in this matter.  Participating in the hearing and representing the Department 

were James Weaver, Pete Dye and Nick Gillen.  Participating in the hearing and representing the Applicant were 

Michael Meyer and Robert Terhune.  Participating in the hearing and representing the Appellant was Nancy Silver.  

Other participants in this hearing were Stacie Bennett and John Brown. 

 

The following exhibits were offered and entered into the record: 

 

Exhibit No. 1 DDES File No. L98P0028 

Exhibit No. 2 DDES Preliminary Report to the Hearing Examiner, dated June 6, 2000 
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Exhibit No. 3 Application, dated August 7, 1998 

Exhibit No. 4 Environmental Checklist, dated August 7, 1998 

Exhibit No. 5 Determination of Non-significance (DNS), dated July 14, 1999 

Exhibit No. 6 Affidavit of Posting indicating January 16, 1999 as date of posting and January 25, 1999 as the 

date the affidavit was received by DDES. 

 

Exhibit No. 7 Plat Map dated January 22, 1999 

Exhibit No. 8 Land Use Map (Kroll) E 31-23-3, W 32-23-3 

Exhibit No. 9 Assessors Maps SE 31-23-3, SW 32-23-3, NW 32-23-3, NE 31-23-3 

Exhibit No. 10 Wetland Assessment Report, dated January 22, 1999 

Exhibit No. 11 Level One Drainage Analysis, dated August 7, 1998; revised December 3, 1998 

Exhibit No. 12 Letter of Appeal, DDES File No. A99AP304, received July 6, 1999 

Exhibit No. 13 KC Hearing Examiner Pre-Hearing Order, dated August 19, 1999 

Exhibit No. 14 KC Hearing Examiner Order of Continuance, dated September 20, 1999 

Exhibit No. 15 KC Hearing Examiner Notice of Hearing, dated April 25, 2000 

Exhibit No. 16 1996 Vashon Town Plan Excerpt—Landmark Trees 

Exhibit No. 17 E-mail from Charlie Sundberg to James Weaver, received September 21, 1999 

Exhibit No. 18 Plat Density Worksheet for Vashon Meadows, DDES File No. L98P0028 

Exhibit No. 19 Letter from Touma Engineers to Pete Dye, received July 29, 1999 

Exhibit No. 20 Letter from KC Dept. of Health to Tom Touma, dated December 2, 1998 

Exhibit No. 21 Letters from King County Water District No. 19 (A, B, C, D, E, F, G H, I, J and K) 

Exhibit No. 22 Copy of page B4 from the Vashon Town Plan 

Exhibit No. 23 Ten letters from Vashon Community members to the Hearing Examiner (with brochure titled 

Ellisport Creek Watershed Stories as told by its neighbors, attached to Ms. Spier’s letter) 

Exhibit No. 24 Six photographs submitted by Ms. Bennett 

Exhibit No. 25 Letter regarding road variance issued for Fair Isle Animal Clinic, dated June 30, 1997 

Exhibit No. 26 King County Arterial Map  

Exhibit No. 27 Sensitive Areas folio, streams and 100-year floodplains 

Exhibit No. 28 Group A Water Systems That Have Met Planning Requirements, dated June 19, 1999 

Exhibit No. 29 Copy of the Document of Agreement between King County Water District No. 19 and Robert 

Terhune, dated August 11, 1999 

Exhibit No. 30 King County Bicycle Plan 

Exhibit No. 31 Black and white photocopy of four photos depicting stumps 
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